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Appendix B: Focus Group Notes

In May 2008, the consultants organized a focus group for developers and others with knowledge of
regional development trends, representatives of state agencies, and various engineering and architectural
consultants who frequently work in Shrewsbury. The purpose of the meeting was to elicit ideas about

the Allen Property’s potential, given local and regional development trends and the site’s location and
characteristics. Below is an edited summary of comments from the participants."

(a) Opportunities and Constraints

¢ The site’s major assets are that it is composed of assembled parcels along a state highway, with political
support of town.

¢ Shrewsbury needs to decide what it wants this site to be or to do, and this will determine how to ap-
proach the disposition process:

¢ The town could wait for the right buyer that fits the community’s vision. There is a lot of
competition for the type of development Shrewsbury wants. Waiting for the right buyer means
not getting an immediate financial return, but it will further the development vision of the town.
¢ The town could zone the land for light industrial development, which is most obvious use of the
land. Through this approach, Shrewsbury will get a faster financial return (though not as high as
hoped). However, it will not fulfill the town’s initial vision, and could put town in the position of
competing with private property owners in the same area.
If the town wants to achieve its original vision, it has to be willing to wait.
The Town needs to decide what this parcel is: a revenue generator or vehicle to advance a long-
range economic vision?

¢ Route 20 is a commercial highway; this may change, but right now, it’s an industrial area and not really
a commuter road.

¢ The Avalon Bay developments nearby will influence perceptions of site.
¢ The Loop project in Northborough will kill any potential for retail development.
¢ The Allen Property is not a destination site.

¢ Future uses of site could focus on being complementary to major industries in area, rather than com-
peting directly with them; e.g., the MassDevelopment experience at Devens.

¢ The site is relatively close to Grafton Science Park and may be able to share synergies with this area.

¢ Also, Gateway Park and Mass Biotech park are very close by, could be advantageous to look this entire
area as a cluster and as sharing synergies

1

The focus group participants included Edward Flynn; Attorney Mark Donohue, Fletcher, Tilton, & Whipple;
Christopher Reidy, Maurice F. Reidy & Co.; Andrew Murray, The Katz Companies; Wayne Belec and Randy Waterman,
Waterman Design Associates, Inc.; Claire O’Neill, Massachusetts Office of Business Development; Douglas Kehlhem,
Massachusetts Alliance for Economic Development; Michael Miller, MassDevelopment; and Attorney Robert Buckley,
Reimer & Braunstein.
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(b)

(©

(d)

Site is close enough to the Grafton MBTA station that perhaps a shuttle could run between the sites as
an amenity to residents, if housing is a possibility.

Shrewsbury is looked on favorably within the region:

It has been aggressive on infrastructure;
It has good schools; and
¢ Its demographics are comparable to and competitive with neighboring communities.

Industrial Uses

If the Allen Property hosts industrial uses, the industrial condos could be in the 30,000-50,000 sq. ft.
range.

Most of the industrial sites on the parcels would be for distribution centers; there is weak demand for
this now, but demand may pick up four or five years down the road.

Light industrial/manufacturing uses will be slow to develop; they could take a few years.

Infrastructure & Site Preparation

Different industries need different amounts of water. For instance, biotech needs a lot of water. This is
a key constraint and consideration for possible buyers. Can the town provide enough water?

State water withdrawal certificates (Water Management Act) are out of date.

If the town decides it wants to focus on Route 20, it could begin site prep work on its own in order to
expedite the disposition process and attract development.

The site really needs to be ready for development upon sale. Infrastructure is absolutely essential.

The availability of sewer service and water supply constraints must be verified by the town.

Site Design & Sequencing

Abutting land uses give indication to appropriate building forms on site:

¢ The portion near Charles River Laboratories could have multi-story buildings;

¢ The portion near residential uses needs a lot of thought. It may need to be conceived as a third
section of the property.

¢ The portion along Route 20 would be more like one-story industrial buildings.

The town could look for a way to connect north and southern parcels, but this would mean a wetlands

crossing.

For the lower portion (assuming the use is industrial), it may be possible to create a loop road that cuts
through an adjacent industrial parcel with another Route 20 access point. It would be worthwhile talk-
ing to the landowners about this possibility.

Community Opportunities Group, Inc.



(e)

(f)
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Development should start with lower portion because it will host the most obvious uses, and wait to
develop the upper portion.

Mixed Use (including residential)

Is there a possibility of looking at this as a mixed-use project?

The biotech industry will be looking at quality of life issues for workers. The Allen Property could be
a place to house them.

The costs of fuel/transportation is going to make more people seek to live closer to work.

The town could consider something like the concept of workforce housing.

Think about designing the site with a “village” concept that offers high quality of life and lower costs
of living. Office and industrial space is a hard sell; something else is needed.

Would a more specialized residential use be a possibility — one that caters to Charles River Laboratories
or UMass workers? Is there demand for this?

Other Possible Uses & Considerations

Possibility of using land for:

¢  Water/sewer discharge?

¢ Arecreational opportunity, e.g., a higher-end recreational facility with tennis, pool, and health
club amenities.

A high-end health club with dining could be a complementary use for research and development.

What about the possibility of a continuing care retirement community?

¢ No: incomes aren’t high enough in this area or the town.
¢ Yes, because other facilities in the area have waiting lists. However, you couldn’t put a
distribution center next to that use.

It might be worthwhile to have some discussion with U-Mass, which just finished a master plan and
will have sense of what its off-site development needs are, plus, they are already “here” (near the Allen
Property).

Shrewsbury could take a more flexible approach and prepare the site by:

¢ Providing utilities;

¢ Providing flexible zoning;

¢ See what takes root. Let the market decide.

Transfer of development rights to another area could make sense given the town’s zoning and the de-
velopment constraints on the Allen Property.
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Appendix C: Flexible Development Overlay District

To see if the Town will vote to amend The Zoning Bylaw, Section VII. Development of Sites and Location
of Buildings and Structures, by adding the following new Subsection P, Flexible Development Overlay
District.!

P. FLEXIBLE DEVELOPMENT OVERLAY DISTRICT

1. Purposes and Intent.
The purposes of the Flexible Development Overlay District are to:
a. Encourage planned developments that provide employment and fiscal benefits to the Town;
b. Provide flexibility to develop office, research, health care, light industrial, and accessory uses;

c. Consolidate development review and permitting procedures, as appropriate, for a Priority
Development Site designated by the Town under the provisions of G.L. c. 43D; and

d. Facilitate shared access and appropriate links to adjoining properties, thereby reducing the need
for curb cuts and improving traffic safety on Route 20.

2. Applicability.

The Flexible Development Overlay District applies to land located within the Office/Research District
on South Street and Route 20, as shown on the Flexible Development Overlay District map dated
March 17, 2009, on file with the Town Clerk. The Flexible Development Overlay District Map amends
and is hereby made part of the Official Zoning Map of the Town of Shrewsbury.

In the Flexible Development Overlay District, all requirements of the underlying district shall remain
in effect except where these provisions provide an alternative to such requirements, in which case
these provisions shall supersede. In the event that a applicant wishes to develop in accordance with
the regulations hereunder, the rules and regulations of the Flexible Development Overlay District
shall apply, and by filing an application for a Special Permit, site plan review or building permit
under this Section VIL.P, the owner shall be deemed to accept and agree to them. In such event, where
the provisions of the Flexible Development Overlay District are silent on a zoning regulation that
applies in the underlying district, the requirements of the underlying district shall apply.

If the applicant elects to proceed under the zoning provisions of the underlying district, the zoning
bylaws applicable in the underlying district shall control and the
provisions of the Flexible Development Overlay District shall not apply.

3. Use Regulations
a. The following uses are permitted in the Flexible Development Overlay District:
1) All uses permitted in the Office-Research District.
2) Accessory uses customarily incidental to a permitted use.

3) Uses exempt under G. L. c. 40A, s. 3.

This copy of the proposed bylaw includes revisions made by the Town as of March 16, 2009.
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b. Uses and Structures Allowed by Special Permit. The Planning Board may grant a Special Permit
for the following uses in accordance with Section VIL.P(6):

1) In Subdistrict A:
a) Uses allowed by Special Permit in the Office-Research District.

b) Manufacturing enterprise, which may include up to 15 percent accessory retail, measured
by gross floor area, and warehouse space as an accessory use.

c) Health care facility, such as a medical office building, medical clinic, ambulatory surgery
facility, or hospital.

d) Assisted living residence or continuing care retirement community, which may include
an adult day care facility.

e) Corporate conference or training center with reception areas, meeting rooms or meeting
halls equipped for conferences and training programs, and which may include accessory
uses such as a function hall, guest dining facilities, and guest rooms for overnight
occupancy. As used in this bylaw, corporate conference or training center shall not be
construed to mean a hotel or motel, an apartment hotel or extended stay hotel, or a
lodging house.

f) For-profit educational use. As used in this bylaw, for-profit educational use means an
educational use that is not exempt under G.L. c. 40A, s. 3.

g) Campus Master Plan Development on ten (1) or more acres of land, in accordance with
Section VIL.P(7).

h) Other accessory uses customarily incidental to a Special Permitted use.
2) In Subdistrict B:

a) Any use allowed by Special Permit in Subdistrict A.

b) Warehousing and distribution.

c) Restaurant, with food service limited to the interior of the building, except that an
outdoor dining area directly adjacent to the building may be allowed as an accessory use.

d) Indoor athletic facility or health club as a principal use.
c. Use variances shall not be granted in the Flexible Development Overlay District.
4. Dimensional and Intensity Regulations

a. Uses in the Flexible Development Overlay District shall comply with the following requirements
except as provided under subsection 4(b) below:

Community Opportunities Group, Inc.



Minimum Lot Area:

Minimum Frontage:

Yard Setbacks
Minimum Front Yard Setback:
Minimum Side Yard Setback:
Minimum Rear Yard Setback:

Minimum Open Space % Lot Area:

Maximum Lot Coverage:

Maximum Height:

ALLEN PROPERTY MASTER PLAN REPORT

80,000 sq. ft., except for lots created within
a Campus Master Plan Development, for
which the minimum lot area shall be 40,000
square feet

150 feet

50 feet
50 feet *
50 feet *
25%
50%

50 feet and 4 stories

* Except that Table II, footnote 8, shall also apply in the Flexible Development Overlay
District.

b. Alternatives Allowed by Special Permit. The Planning Board may grant a Special Permit for the

Site Plan Approval

following alternatives to VILP(4)(a):

1) A minimum lot frontage of 100 feet for a development that provides consolidated or shared
access for two or more adjoining parcels.

2)

For a Campus Master Plan Development: An increase in height up to 60 feet and five stories,
provided that the Planning Board may require an increase in yard setbacks, stepping-down
of building elevations, visual buffering, screening, or other appropriate measures to provide
a height transition between the development and adjacent uses. Such increase in height shall
not be approved except for a proposed building that meets one or both of the following

conditions:

a)

b)

A building with parking for at least 100 cars to be located at grade under the building,
with the parking facility constituting one story; or

If the increase in building height is necessary to accommodate one or more renewable
energy sources or manufacturing processes.

Section VILF of this Bylaw shall apply to all uses in the Flexible Development Overlay District. For
uses requiring a Special Permit from the Planning Board, Site Plan Approval under Section VILF(3)
shall be combined with the Special Permit application and the Special Permit decision shall include
any Site Plan conditions or modifications imposed by the Planning Board. In such cases, the public
hearing, review and decision timeline for Site Plan Approval shall be in accordance with G.L. c.40A, s.

9 and Section IX of this Bylaw.

Special Permits in the Flexible Development Overlay District

a.

The Special Permit Granting Authority (SPGA) in the Flexible Development Overlay District
shall be the Planning Board. The application, review, decision and appeal procedures shall be in
accordance with G.L. c.40A, Section 9 and Section IX of this Bylaw, and the rules and regulations

of the Planning Board.
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b.

Special Permit Granting Criteria. The Planning Board may grant a Special Permit in the Flexible
Development Overlay District only upon finding that the proposed development:

1) Complies with all applicable requirements of the Zoning Bylaw;

2) Provides adequate space for vehicular access to the site and off-street parking and loading/
unloading on the site;

3) Provides adequate water supply and distribution for domestic use and fire protection;
4) Complies with DEP and Town of Shrewsbury stormwater management requirements;

5) Provides adequate methods of storage and disposal for sewage, refuse and other wastes
resulting from the uses permitted on the site; and

6) Provides for water conservation by incorporating low-impact development techniques in
the design of the site and buildings, to the maximum feasible extent given the development’s
location, size, and proposed use(s).

7) For a Campus Master Plan Development, the Planning Board shall further find that the
proposed development complies with Section VIL.P(7)(d) below.

Uses requiring a Special Permit shall be subject to this Section VIL.P(6). However, if such uses are
proposed for ten (10) or more acres of land, the applicant may elect to apply under the provisions
of Section VIL.P(7), Campus Master Plan Development.

7. Campus Master Plan Development.

a.

Purposes and Intent. The purposes of this Campus Master Plan Development provision are to
encourage planned, unified developments that make efficient use of land; to protect abutting
properties and natural resources; to increase employment in the Town of Shrewsbury; and to
establish a process for reviewing and permitting major developments that will be constructed in
phases. For a Campus Master Plan Development, the Planning Board may grant a Special Permit
for a concept plan subject to the provisions of this Section VIL.P(7), and shall be the issuing
authority for Site Plan Approval as provided below.

Campus Master Plan Special Permit; Procedures.

1) The applicant is strongly encouraged to meet with the Planning Board prior to submitting
a Campus Master Plan Development Special Permit application. The purpose of the pre-
application meeting is to provide an opportunity for the applicant to discuss plans for the site
with the Planning Board and to receive feedback and guidance from the Planning Board at
an early stage in the development process. The Planning Board shall invite other boards with
issuing authority to participate in the meeting and shall conduct the meeting as a scoping
session.

2) The applicant shall submit a Campus Master Plan Special Permit application to the Planning
Board. The Special Permit application shall be in accordance with Section IX of this Bylaw
and the rules and regulations of the Planning Board, and shall include a concept plan for
the proposed development. The concept plan may be prepared from existing data, such
as deed information, USGS topographical maps, FEMA floodplain maps, assessor’s maps,
orthophotographs, soil maps, and Department of Environmental Protection (DEP) Wetlands
Conservancy Program maps, unless the applicant has already obtained approval of a
resource area delineation from the Shrewsbury Conservation Commission under G.L. ¢.131
Section 40.

Community Opportunities Group, Inc.



3)

4)

5)

6)

7)

8)

ALLEN PROPERTY MASTER PLAN REPORT

The concept plan shall be prepared by a registered civil engineer and a registered landscape
architect, and shall include all of the following:

a) Atitle block with the name of the owner of record, name of applicant, address of the
property, the assessors’ map and lot number; name of the individual or firm preparing
the plan, address and phone number, and date of plan;

b) The location of the proposed development;
c) The size of the site in acres;
d) The proposed use(s) of the site;

e) The total number and approximate locations of the proposed buildings, the approximate
size of each building in square feet, the approximate height of each building, and
schematic elevation drawings;

f) The approximate delineation of areas that will be used for buildings, access, and parking,
including calculation of the required and proposed number of off-street parking spaces;

g) The areas and approximate acres to be reserved as open space;
h) A preliminary landscaping plan;

i) A general description of how stormwater and drainage will be handled, and the general
area of the site to be used for stormwater management facilities;

j)  Anarrative submission that describes existing conditions on the site, the applicant’s
water and energy conservation plans for the development, and a description of how
the proposed development addresses or will be designed to address the Development
Standards in Section VIL.P(7)(d); and

k) A traffic impact analysis, unless waived by the Planning Board.

The Planning Board shall hold a public hearing within 65 days of receipt of a complete
Campus Master Plan Development Special Permit application. Notice of the public hearing
shall be in accordance with G.L. c.40A, s. 11.

The Planning Board shall invite other boards, commissions, or departments of the Town with
authority to issue permits for any aspect of the proposed development to attend the public
hearing. In addition, the Planning Board may conduct its public hearing process jointly with
any other permitting authority that also is required to conduct a public hearing.

The Planning Board shall issue a written decision no later than 90 days from the close of the
public hearing. For a site designated as a Priority Development Site under G.L. ¢.43D, the
Planning Board shall make every reasonable effort to expedite its decision process.

The Planning Board may grant a Campus Master Plan Special Permit, subject to any
conditions or limitations it deems appropriate, or deny the Special Permit in accordance with
the decision criteria in Section VIL.P(6) and Section IX of this Bylaw.

The Campus Master Plan Special Permit shall lapse no later than two years from the date of
issuance if a substantial use thereof has not commenced sooner, except for good cause. For a
Priority Development Site, the Special Permit shall lapse in accordance with the provisions of
G.L. c. 43D. The issuance of a building permit or commencement of any construction activity
in the development shall be deemed to constitute substantial use of rights under the Campus
Master Plan Special Permit.
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APPENDIX

C.

Special Permit Amendments. The applicant may propose to amend, modify or supplement a
Campus Development Master Plan Special Permit in order to bring the plan into conformity with
changed circumstances, ongoing development, and information disclosed through detailed study
and engineering of particular development sites within the Campus Master Plan Development.
The Planning Board may approve such amendments and shall hold a public hearing, with notice
given under G.L. c40A, s. 11, if it deems the proposed modification to be substantial.

Relationship to Subdivision Control. For any project requiring subdivision approval, the
applicant shall submit a subdivision plan to the Planning Board under the Planning Board'’s
Subdivision Rules and Regulations. A decision on the Special Permit shall not constitute a
decision on the subdivision plan.

Site Plan Approval; Procedures.

1) No building permit shall be issued for a Campus Master Plan Development unless a Site Plan
has been approved by the Planning Board in accordance with the provisions of this section.

2) For Site Plans submitted under an approved Campus Development Master Plan Special
Permit, the submission requirements shall be the same as for Site Plan Approval under
Section VILF(3). In addition, the applicant shall provide written statements that the project
for which a building permit is sought complies with (a) the Campus Development Master
Plan Special Permit, and (b) all requirements of this Section P, and shall provide such plans,
information, analyses, computations and other data as are reasonably necessary to document
such statements.

3) The Planning Board shall review the Site Plan within 45 days of the date of submission.

4) The Planning Board shall approve the Site Plan, subject to any conditions or modifications it
deems appropriate, or disapprove the site plan if (a) the applicant fails to furnish adequate
information for the Planning Board to render a decision or (b) if the Site Plan does not comply
with the Campus Development Master Plan Special Permit. The Board’s decision shall be
based on the criteria in Section VIL.F(3) and this Section P.

5) If no action is taken on the Site Plan within sixty (60) days of the date of submission, the
application shall be deemed approved as submitted except where the Planning Board and the

applicant have agreed in writing to extend the review period and such extension has been
filed with the Town Clerk.

Campus Master Plan Development Standards. A Campus Master Plan Development shall address
the following standards:

1) Opverall unity of site design and attention to the public realm, including coordinated patterns
for streets, ways and pedestrian paths; distributed open space, appropriate landscaping;
aesthetic harmony of features including building architecture, street furniture, pedestrian
amenities and signage.

2) Preservation and integration of open spaces, wetlands, mature trees and other features of
environmental significance into the design of the site.

3) Drainage systems that protect and appropriately employ open spaces and wetlands, utilizing
best management practices and other measures to manage stormwater runoff in accordance
with the Town of Shrewsbury’s stormwater management bylaw and requirements of the
Massachusetts Department of Environmental Protection (DEP).

4) Underground utilities, except for existing above ground electric and telephone lines.

Community Opportunities Group, Inc.



5)

6)

7)

8)

9)

ALLEN PROPERTY MASTER PLAN REPORT

Mitigation of the adverse effects of development on traffic circulation and street capacity;

air quality; noise (including that generated by traffic); stormwater runoff on adjacent and
downstream surface water bodies; flooding, erosion, sedimentation, changes in water tables;
wildlife, wildlife habitat, rare or endangered plant or animal species; water supply, including
adverse impacts on aquifers and the public water distribution system; and adverse effects

of sewage disposal on ground water, aquifers, surface water and, where applicable, the
municipal sewer system.

Compeatibility with uses of abutting properties, including aesthetic compatibility; or
appropriate separation and buffers from such abutting property by plantings or terrain.

Availability of public services and impacts on municipal services, including but not limited to
police and fire services, public road maintenance, traffic control and solid waste disposal.

Facilities for meeting transportation needs, and planning for control and reduction of vehicle
trips by means such as ride sharing, car pooling or use of vans or shuttles.

Organizational and management arrangements and documents pursuant to which the master
plan will be implemented and common facilities will be maintained, including provisions

for architectural review and control, enforcement of applicable restrictions, and the planning
with respect to transportation.

8. Severability. If any portion of this Bylaw is declared to be invalid, the remainder shall continue to be
in full force and effect.

Page 69

EXECUTIVE
SUMMARY

INTRODUCTION

MARKET TRENDS

LOCAL TRENDS

DISCUSSION

CONCEPT PLAN
SUMMARY

REFERENCES

APPENDIX




This page is intentionally left blank.



APPENDIXD

EXECUTIVE SUMMARIES
OF
ENGINEERING REPORTS

CONCEPTUAL SITE DEVELOPMENT
ALLEN PROPERTY
SHREWSBURY MASSACHUSETTS

Prepared for:

TOWN OF SHREWSBURY
Office of the Town Manager
100 Maple Street
Shrewsbury, MA 01545

Prepared by:

BETA Group, Inc.

Engineers * Scientists * Planners

315 Norwood Park South, Norwood, MA 02062 781.255.1982 fax: 781.255.1974
6 Blackstone Valley Place, Lincoln, Rl 02865 401.333.2382 fax: 401.333.9225
750 Old Main Street, Rocky Hill, CT 06067 860.513.1503
email: BETA@BETA-inc.com

December 19, 2008



.
.
IV.

VI.

ENGINEERING REPORT EXECUTIVE SUMMARIES
TABLE OF CONTENTS

ENVIRONMENTAL IMPACT

TRAFFIC IMPACT

WATER & WASTEWATER SERVICES

STORMWATER MANAGEMENT

ASTM PHASE | - ENVIRONMENTAL SITE ASSESSMENT
GEOTECHNICAL AND SOILS DATA



ENVIRONMENTAL IMPACT EXECUTIVE SUMMARY
CONCEPTUAL SITE DEVELOPMENT - ALLEN PROPERTY, SHREWSBURY MA

Introduction

In developing the conceptual site development plan for the Allen property BETA Group, Inc. studied
environmental impacts and issues. The Project is located at 384 — 386 South Street on a 60-acre
parcel between Route 9 and Route 20 adjacent to the Charles River Labs Property and University of
Massachusetts Administrative Offices.

The proposed conceptual layout consists of two office / industrial parks physically separated by
wetlands. The north side of the parcel consists of 405,000 sf of office / research space to be accessed
via a driveway on South Street approximately ¥ mile west of the South St/ Route 20 intersection.
The south side of the parcel consists of 206,000 sf of office / manufacturing space to be accessed via
a driveway on Route 20 (Hartford Pike) approximately 800° south of the South St/ Route 20
intersection

Wetland Resources

The project will impact wetland resources as defined in the Wetlands Protection Act. The majority of
these impacts are located in the 100 foot buffer of bordering vegetated wetlands. The Preferred
Concept Plan also shows work within the bordering vegetated wetland not to exceed 5,000 sq. ft.
This includes a limited driveway crossing to access the west portion of the site and a water service
crossing to loop the waterline through the entire project. Minor impacts are shown for roadway
construction and site development. The site will be designed to meet the Stormwater Management
Standards. The project is not located within riverfront protection zone. This project will require filing
of a Notice of Intent with the Shrewsbury Conservation Commission and DEP. Wetland impacts
(totaling 4,915 sg. ft.) shown on the Preferred Concept Plan are below the 5,000 sq. ft. threshold
therefore it is not anticipated that additional wetland related permits will be required.

Flood Zone
The project is not located within proximity of a mapped FEMA 100 year flood zone.

Natural Heritage & Endangered Species Program
The project is not located within proximity of a NHESP mapped priority and estimated habitats.

Critical Areas

The project is not located within proximity of critical areas including ACEC, outstanding resource
waters, aquifer zones, beaches, cold water fisheries, etc...

Hazardous Materials

See Phase | — Environmental Assessment under separate cover.

Historical and Archaeological

The State Register of Historic Places GIS layer hosted by MassGIS has been removed at the request
of the Massachusetts Historical Commission (MHC) as it updates locational inaccuracies and
omissions in this layer dating to 1997. BETA did check the site from the old layer information and



ENVIRONMENTAL IMPACT EXECUTIVE SUMMARY
CONCEPTUAL SITE DEVELOPMENT - ALLEN PROPERTY, SHREWSBURY MA

found that the project is not located within proximity of registered historical sites, however
verification with the MHC and local historical commission should be obtained prior to final design
of the site.

Traffic Impacts
See Traffic Impact Analysis under separate cover.
Water & Wastewater Service

See Water and Wastewater Analysis under separate cover.

Stormwater Management

See Stormwater Management Analysis under separate cover.

Erosion and Sedimentation Control

This project will require disturbance of land in excess of 5 acres and require a National Pollutant
Discharge Elimination System (NPDES) Permit.

Massachusetts Environmental Policy Act (MEPA)

The preferred concept will exceed a number of MEPA thresholds and require filing of an
Environmental Notification Form (ENF) and an Environmental Impact Report (EIF).



TRAFFIC IMPACT EXECUTIVE SUMMARY
CONCEPTUAL SITE DEVELOPMENT - ALLEN PROPERTY, SHREWSBURY MA

Introduction

In developing the conceptual site development plan for the Allen property BETA Group, Inc. studied the traffic
impacts and transportation issues. The Project is located at 384 — 386 South Street on a 60-acre parcel between Route
9 and Route 20 adjacent to the Charles River Labs Property and University of Massachusetts Administrative Offices.

The proposed conceptual layout consists of two office / industrial parks physically separated by wetlands. The north
side of the parcel consists of 405,000 sf of office / research space to be accessed via a driveway on South Street
approximately ¥a mile west of the South St/ Route 20 intersection. The south side of the parcel consists of 206,000 sf
of office / manufacturing space to be accessed via a driveway on Route 20 (Hartford Pike) approximately 800’ south
of the South St/ Route 20 intersection

Study Area

In addition to the proposed site driveways, the study area includes the following signalized intersections that are likely
to sustain a measurable level of traffic impact from the proposed development/ expansion as specified in the scope of
work for this project:

e Route 9 (Boston Turnpike) / South Street
e Route 20 (Hartford Turnpike) / South Street/ Green Street
o Cherry Street / Centech Boulevard / Route 20

Traffic Counts

Updated 48-hour ATRs were collected along Route 20 and South St near the proposed site drives which showed an
average total of 22,607 vehicles traveling on Route 20 and 4,943 vehicles traveling on South Street during the average
weekday.

2018 Future Conditions

BETA coordinated with Town officials to identify an annual background growth rate to use for this study. It was
agreed that 1% annual growth would be utilized for analysis purposes. Therefore, the 2008 traffic volumes were
increased by approximately 10% (1% compounded for 10 years).

In addition, several other additional projects were proposed for this area and were included as part of the No Build
scenario. Based on consultation with the Town of Shrewsbury staff, there are eight (8) development projects planned
for the surrounding area which may generate considerable peak hour traffic increases through the study area
intersections. The development projects identified are as follows:

Supermarket at Route 9 / South Street

Hotel at Route 9 / Lake Street (489 Turnpike)
Ashford Crossing

Cumberland Farms at Route 20 / Centech Boulevard
Borgatti Property

Farmview Estates

Polito Industrial Park

Avalon Development

BETA Group, Inc Page 1 of 2



TRAFFIC IMPACT EXECUTIVE SUMMARY
CONCEPTUAL SITE DEVELOPMENT - ALLEN PROPERTY, SHREWSBURY MA

Project Impacts

By 2018, there is expected to be significant development already in this area due to these additional planned projects.
In fact, before the addition of the Allen Property Project, the levels of service will drop to LOS F during the No Build
conditions at each of the signalized intersections within this study area (with the exception of Route 20/Cherry
St/Centech Blvd during the AM).

Based on the project trips, this project will add an additional 1000 trips ( 875 in/ 125 out) to the roadway in the AM
peak hour and 901 trips (152 in/ 749 out) in the PM peak hour. Based on the analysis results, this proposed project,
in addition to the eight other future planned projects in the area, will have considerable traffic impacts to the to the
study area; however, the proposed mitigations will provide significant improvements.

Recommended Mitigations

Signalize the proposed North Site Drive at South St, providing a left and right turn lane at the site drive
and 100’ turn bays from both South St approaches

Signalize the proposed South Site Drive at Route 20, providing a left turn and a right turn lane at the site
drive. This proposed signal should be coordinated with the existing signal at Route 20/ Green St/ South
St

Provide continuous four lanes of travel (two lanes each direction) on Route 20 between Route 140 and
Route 9. This will provide an additional lane of travel westbound along Route 20 at the intersection of
Cherry St/Centech Blvd. This will also provide an additional lane of travel on Route 20 eastbound at the
intersection of South St/Green St. Widening of this corridor will require right of way verification and
coordination with MHD.

At the signalized intersection of Route 20/Green St/South St, a southbound right turn lane and phase
should be added. The timing and phasing for this intersection should be coordinated with the proposed
South Site Drive signal and optimized to accommodate the additional southbound left lane added from
South St and eastbound lane added on Route 20.

The signal timing and phasing at the intersection of Route 20/Cherry St/Centech Blvd should be
optimized to accommodate the additional westbound travel lane on Route 20.

As an interim mitigation for Route 9/South St, the feasibility of widening Route 9 to provide an additional left
turn eastbound, thru eastbound lane and left turn westbound lane should be considered. Widening of this
corridor will require right of way verification and coordination with MassHighway.

Long-term solutions to improve traffic operational capacity at Route 9 / South St should consider grade
separation at this location and should be coordinated with MassHighway.

BETA Group, Inc Page 2 Of 2



WATER & WASTEWATER SERVICES EXECUTIVE SUMMARY
CONCEPTUAL SITE DEVELOPMENT - ALLEN PROPERTY, SHREWSBURY MA

Introduction

In developing the conceptual site development plan for the Allen property BETA Group, Inc. studied
the water and wastewater infrastructure impacts and alternatives to be able to serve the site. The
Project is located at 384 — 386 South Street on a 60-acre parcel between Route 9 and Route 20
adjacent to the Charles River Labs Property and University of Massachusetts Administrative Offices.

The proposed conceptual layout consists of two office / industrial parks physically separated by
wetlands. The north side of the parcel consists of 405,000 sf of office / research space to be accessed
via a driveway on South Street approximately ¥ mile west of the South St/ Route 20 intersection.
The south side of the parcel consists of 206,000 sf of office / manufacturing space to be accessed via
a driveway on Route 20 (Hartford Pike) approximately 800° south of the South St/ Route 20
intersection

WATER SERVICE ANALYSIS
Existing Condition

There currently is an existing 12” asbestos cement water main on Hartford Turnpike and a 12” PVC
main on South Street. Based on Town’s Water System Map, the Allen Property Development is
located in the reduced high pressure system which has a hydraulic grade line elevation of 670 feet.

Two fire flow tests were conducted on August 18, 2008 to determine the capacity of the system. The
first flow test was conducted near #375 South Street and it indicated a static pressure of 74 psi and
available flow of 3,432 gallons per minute (gpm) at 20 psi. The second test was conducted near
Shrewsbury Transmissions on Hartford Pike and it indicated a static pressure of 54 psi and available
flow of 2,307 gpm at 20 psi. Results of the flow tests are located on the following pages. Based on
system elevation and looping an 8” main through the site, anticipated fire flow at the development
should be between 2,000-2,500 gpm at 20 psi.

Proposed Condition

The analysis was conducted for the mixed office & light industrial concept. Using the guidelines of
Title 5 (310 CMR 15.203) and assuming that sewer flow is 85% of total water consumption, the
calculated average day water demand is 46,535 gallons per day (gpd) and maximum day demand is
93,070 gpd.

Water pressure at ground level on site would be approximately between 55-67 pounds per square
inch (psi), with approximately 37 psi on the top floor of the highest building. Discussions with the
Town have indicated that the water system has capacity for the anticipated demand.

The proposed water main layout provides an 8” water main loop through the development, through
the wetlands and connect to both the 12” water main on South Street and Hartford Turnpike. There
is also a proposed 8” loop around Building #2 to provide additional hydrants in the rear of Buildings
#1 and #2. Locations for hydrants are based on having at least 2 hydrants within 300 feet of each
building.

Fire flow, fire suppression, and plumbing pressure requirements need to be evaluated with each
building Architect and the Fire Department. There is the potential that an available fire flow of
2,000 gpm is not adequate in which case a secondary source (i.e. fire pond) may be necessary based
on the type of building construction. There is also the potential that the plumbing system will
require a minimum of 60 psi to seat valves, which would require a booster pump in each building. It
is also possible that booster pumps for each building fire suppression system may be required.
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WATER & WASTEWATER SERVICES EXECUTIVE SUMMARY
CONCEPTUAL SITE DEVELOPMENT - ALLEN PROPERTY, SHREWSBURY MA

It should be noted that uses that require high water usage were not considered in this analysis. Initial
indications from the Town indicate that these uses would not be allowed based on DEP permitting
required.

The total length water main is approximately 5,200 feet with 14 hydrants. The estimated cost for
pipe and hydrant construction only (excluding paving and police) is $500,000.

WASTEWATER SERVICE ANALYSIS

Existing Condition

There is no municipal sewer service available on Route 20 or South Street Properties adjacent to the
site are serviced by septic systems.

Proposed Condition

Using the guidelines of Title 5 (310 CMR 15.203), the proposed concept would generate an average
of 39,555 gallons per day (gpd) of wastewater. A peak sewer flow of 221,508 gpd was calculated
using a peaking factor of 5.6 as provided by NEIWPCC’s TR-16. The Projected Water and Sewer
Usage table on the following page shows a breakdown of the calculations.

Several alternatives were evaluated for conveying wastewater from the development to the municipal
sewer system. Options considered included installation of an on-site pumping station, installation of
a pumping station at the intersection of Hartford Pike and South Street, gravity connection to the
pump station at the intersection of South Street and Brook Street, and gravity connection to a pump
station at the intersection of Hartford Pike and Walnut Street. Following discussions with the Town,
it was determined that the pump station at the intersection of South Street and Brook Street does not
have enough capacity and they would prefer not to have to maintain another pump station. The
preferred option is to run a gravity connection to the existing pump on Hartford Pike at Walnut
Street, approximately 2,500 feet east of the intersection of South Street. Town officials have
indicated that the existing sewer pump station has the capacity to receive the additional flow.

The preferred sewer plan includes installation of a new 8” PVC gravity sewer on South Street,
Hartford Turnpike, and within the development. On South Street, the sewer main would begin at the
intersection of South Street and the entranceway to the development. Sewer would flow by gravity
from this point to the intersection of South Street and Hartford Turnpike. Buildings #1-#4 would be
serviced by a sewer main running from the parking lot of building #3 to the intersection of South
Street and the entranceway to the development.

On Hartford Turnpike, the sewer main would begin at the intersection of Hartford Turnpike and the
entranceway to the development. Sewer would flow by gravity from this point to the existing gravity
sewer 2,500 feet east of South Street. Buildings #5-#8 would be serviced by a sewer main running
from the parking lot of building #6 to the intersection of Hartford Turnpike and the entranceway to
the development. The proposed layout is shown on the Preferred Concept Utility Plan.

The total length of sewer is approximately 7,300 feet with approximately 30 manholes. Anticipated
sewer depth should range between 7 feet and 14 feet. The estimated cost for pipe and manhole
construction only (excluding paving and police) is $875,000 and would be higher if there is a
concrete sub-base or extensive State Road requirements on Hartford Pike.
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WATER & WASTEWATER SERVICES EXECUTIVE SUMMARY
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Comments and Conclusions

Water service is available off South Street and Route 20 and appears to be adequate for the Preferred
Concept. Although sewer service will require offsite improvements down gradient infrastructures
will be sufficient to accommodate this project.

BETA Group, Inc Page 3 of 3



STORMWATER MANAGEMENT EXECUTIVE SUMMARY
CONCEPTUAL SITE DEVELOPMENT - ALLEN PROPERTY, SHREWSBURY MA

Introduction

In developing the conceptual site development plan for the Allen property BETA Group, Inc. studied
the stormwater management impacts and alternatives. The Project is located at 384 — 386 South
Street on a 60-acre parcel between Route 9 and Route 20 adjacent to the Charles River Labs Property
and University of Massachusetts Administrative Offices.

The proposed conceptual layout consists of two office / industrial parks physically separated by
wetlands. The north side of the parcel consists of 405,000 sf of office / research space to be accessed
via a driveway on South Street approximately %2 mile west of the South St/ Route 20 intersection.
The south side of the parcel consists of 206,000 sf of office / manufacturing space to be accessed via
a driveway on Route 20 (Hartford Pike) approximately 800’ south of the South St/ Route 20
intersection

EXISTING CONDITIONS

The project area includes a total of 66.1+ acres of land known as the Allen Property. The wetland
areas in the center of the parcel divide the buildable land into three sections, north, west and south.

North Area — Off South Street (18.4 acres of upland) has about 640 feet of frontage off the west
side of South Street. Except for the wetland area, the eastern half of this area was previously cleared
and utilized as farmland and is predominately an open meadow. The remaining portion is wooded.
With the exception of a few knolls on the northwest boundary, the topography slopes (from elevation
542 to 506) to the south and east toward the wetland.

The West Area (9.7 acres of upland) does not front on a street and will require a wetland crossing
and access through the North Area. This portion of the site abuts the Thomas Farm Circle and Joyce
Circle residential developments. Current zoning requires maintaining a 200-foot buffer zone from
these properties. This area is wooded and the topography slopes (from elevation 565 to 518) to the
south and east in the direction of the wetland.

South Area — Off Route 20 (17.8 acres of upland) has about 340 feet of frontage off the north side
of Route 20. The majority of this area was previously cleared and utilized as farmland and is
predominately an open meadow. The topography slopes (from elevation 542 to 498) to the north and
east toward the wetland.

PROPOSED CONDITIONS AND MITTIGATION

The Preferred Concept Plan is an maximum build alternative for this property. Stormwater runoff
impacts will be significant and must be mitigated. The project will be required to meet the new
Stormwater Management Standards to control the peak flow and volume of runoff and water quality.
There are a number of possible design options for the project as a whole or for each individual site.
Low impact development for this site are possible from green roofs to rain gardens, however for this
concept, conventional systems are proposed.
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STORMWATER MANAGEMENT EXECUTIVE SUMMARY
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Subsurface Roof Recharge Systems

For the Preferred Concept Plan each building will rout roof stormwater runoff to an onsite infiltration
system. The systems shown are general in nature and conservative in a number of ways. They were
sized to infiltrate the 10-year storm event. The soils for this project are sandy loams and it is
anticipated that the groundwater elevations are high; therefore most systems are located in proposed
fill sections. Systems shown are also shallow in section. It is possible that the design of individual
systems could be smaller in size.

Subsurface Detention System

The Preferred Concept Plan currently shows subsurface detention systems due to topographic
constraints for lot 8. Should the design of this site be reduced construction of a surface detention
basin may be possible. Deep sump catchbasins and proprietary water quality structures will treat
runoff prior to entering the systems. The outlet will be directed to the wetland.

Surface Detention System

For the Preferred Concept Plan each lot on the north and west portions of the site are shown to have
their own individual detention basin. These basins are typically 4 to 5 feet deep and due to the
anticipated high groundwater elevation these basins will be created with berms. Deep sump
catchbasins and proprietary water quality structures will treat runoff prior to entering the systems.
The outlet will be directed to the wetland.

COMMENTS AND CONCLUSIONS

This preliminary analysis has demonstrated that there will be no measurable increase in peak rate of
stormwater runoff or stormwater runoff volume due to the proposed project. The proposed
stormwater management system has been designed in accordance with DEP’s Stormwater
Management Standards as follows:
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ASTM PHASE | - ENVIRONMENTAL SITE ASSESSMENT

EXECUTIVE SUMMARY
CONCEPTUAL SITE DEVELOPMENT - ALLEN PROPERTY, SHREWSBURY MA

Introduction

This report documents findings from the Phase | Environmental Site Assessment (ESA) of sixty acres of
undeveloped land in Shrewsbury, Massachusetts (the Site, see Figure 1). The land is currently owned by
the Town of Shrewsbury. The Site is improved by three on-Site structures (two barns and a shed) located
along South Street. One barn that was originally used for dairy farming is currently being used for
storage for an auctioneering company. The barn further to the north is currently vacant and was used as a
stable and later as a dried flower shop since its construction sometime after 1953. A shed, formerly used
for cattle and later used for the storage of farm equipment, resides just south of the auctioneering barn.
Refer to Appendix A for a copy of the Assessor’s Map and Figure 2 for the locations of site buildings.

The purpose of this Phase | Environmental Site Assessment was to assess current Site conditions and
render an opinion as to the presence of Recognized Environmental Conditions* (RECs) in connection
with the property, within the scope and limitations of the American Society for Testing and Materials
(ASTM) Standard Practice for Environmental Site Assessments: Phase | Environmental Site Assessment
Process E1527-05 and BETA’s Agreement with the Town of Shrewsbury. Any exceptions or deletions
from the ASTM practice or Scope of Work are described in Section 2.0 of this Report. Refer to Section
10.0 for a list of acronyms and their definitions.

Site History

Historically, a portion of the property has been used as a farm for cattle and horses. The rest of the
property is undeveloped forest and wetlands. Three structures are present at the site and were all built
after 1953. Several previous structures were destroyed in 1953 by a tornado.

Site Reconnaissance

BETA conducted a Site visit on Wednesday April 2nd and Monday April 7th, 2008. Refer to Appendix B
for photographic documentation of the Site. BETA did not observe the storage of oil and/or hazardous
materials (OHM), the generation of hazardous waste, or any evidence of underground storage tanks at the
Site. One aboveground storage tank is located in the basement of the barn currently used by an
auctioneering company. Additionally, BETA did not observe any evidence of a release of OHM at the
Site.

Adjacent and Surrounding Properties

The property is located to the north of a municipal ash landfill, to the south of an office park, to the east of
a residential area, and to the west of residential and undeveloped areas.

) Recognized Environmental Conditions are defined in the American Society for Testing and Materials (ASTM) Standard
E1527-05 as, “...the presence or likely presence of any hazardous substances or petroleum products on a property under
conditions that indicate an existing release, a past release, or a material threat of a release of any hazardous substances or
petroleum products into structures on the property or into the ground, groundwater, or surface water of the property. The
term includes hazardous substances or petroleum products even under conditions in compliance with laws. The term is
not intended to include de minimus conditions that generally do not present a material risk of harm to public health or the
environment and that generally would not be the subject of an enforcement action if brought to the attention of appropriate
governmental agencies.”
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ASTM PHASE | - ENVIRONMENTAL SITE ASSESSMENT

EXECUTIVE SUMMARY
CONCEPTUAL SITE DEVELOPMENT - ALLEN PROPERTY, SHREWSBURY MA

Previous Site Investigations

GZA GeoEnvironmental, Inc. of Worcester, Massachusetts completed a Phase | Environmental Site
Assessment in December 2002. The assessment concluded that “... available historical and surficial
evidence does not indicate the presence of reportable concentrations of hazardous materials in the
environment at this Site.”

Database Search

The search of environmental databases did not identify the Site as a release or spill site, as having
underground storage tanks, or as a generator of hazardous waste.

The database search identified releases of OHM in the Site vicinity; however, based on the information
reviewed, none of these releases likely poses a threat of release of OHM to the Site.

Data Gaps
BETA did not identify any significant data gaps in the research for this Phase | ESA.

Phase | ESA Findings and Conclusions

BETA has performed a Phase | Environmental Site Assessment in conformance with the scope and
limitations of ASTM Practice E1527-05 the property located at 384 South Street, Shrewsbury,
Massachusetts. Any exceptions to, or deletions from, this practice are described in Section 2 of this
report.

This assessment has revealed no evidence of any recognized environmental conditions in connection with
the Site.
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GEOTECHNICAL EXECUTIVE SUMMARY
CONCEPTUAL SITE DEVELOPMENT - ALLEN PROPERTY, SHREWSBURY MA

Introduction

In developing the conceptual site development plan for the Allen property BETA Group, Inc. studied
preliminary geotechnical issues. The Project is located at 384 — 386 South Street on a 60-acre parcel
between Route 9 and Route 20 adjacent to the Charles River Labs Property and University of
Massachusetts Administrative Offices.

The proposed conceptual layout consists of two office / industrial parks physically separated by
wetlands. The north side of the parcel consists of 405,000 sf of office / research space to be accessed
via a driveway on South Street approximately %2 mile west of the South St/ Route 20 intersection.
The south side of the parcel consists of 206,000 sf of office / manufacturing space to be accessed via
a driveway on Route 20 (Hartford Pike) approximately 800° south of the South St/ Route 20
intersection

Overview

Geotechnical and soil data was collected to provide information on the feasibility of developing the
proposed Allen Property Parcel. A conceptual plan was sketched to show a possible build-out
scenario and data contained in this report was compiled to support assumptions for supporting and
constructing roadways, buildings, parking areas, stormwater management facilities and utilities.
This data was used in conjunction with other data to support the concept plan. Further investigations
will be needed to complete an engineered site plan for construction.

Data Collection and Review

Preliminary research of NRCS Soils Map indicated the presence of Hydrologic Group C (poorly
draining) soils in upland areas and D soils in wetlands. Research of USGS Surficial Geology Map
indicated glacial till and bedrock underlying the surface with high groundwater elevations were
expected.

Soil tests were planed to coincide with the development sketch however, wetlands, stone walls and
dense vegetation prevented the testing of some of the western portion of the lot without damage to
these features. Due to the fact that the test pits reflected closely with assumptions gathered from the
map data, additional testing was not conducted.

Summary and Conclusions

As noted in the memo from Pete Majeski dated October 2, 2008, foundations will be founded on
glacial till, bedrock, compacted fill and possibly altered glacial fill. Settlement and bearing capacity
are not expected to be an issue. Stormwater management systems (infiltration and detention) should
be constructed in fill areas to maximize groundwater separation and infiltration. Granular soil
(gravel) will need to be imported for building and pavement area base. Due to soil handling issues
associated with glacial till and other soils found on site, a detailed soil disturbance and erosion
control plan should be developed for construction.
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Appendix E

Worcester Market and Metro Submarket

Allen Property Master Plan Report






